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Testimony of Jason Goldblatt - Willco Companies 
Planning Commission Hearing on Rockville Pike Plan 

March 9, 2011 

Good evening, Jason Goldblatt, representative of the Willco Companies, the owner of the 

6+ acre site located at the southeast corner of Chapman Avenue and Twinbrook Parkway. 

Willco acquired the property almost one year ago in April 2010, just over a year after the new 

Rockville Zoning Ordinance was adopted. 

In general, Willco is supportive of the overall concept and direction of the draft Rockville 

Pike Plan. The Plan recognizes the fiscal benefits of an economically healthy Rockville Pike 

Corridor. It also supports development in areas proximate to Metro Stations and to this end, 

rightly acknowledges the need for the City to reexamine its APFO as it relates to both schools 

and traffic. 

In terms of the Form Based Code, we would just quickly note that in order to be a truly 

form based code, the code should allow proposed projects that adhere to the Code requirements 

to proceed to development without a public process, irrespective of the size of the site. At the 

same time, we think it is virtually impossible as well as undesirable for a Zoning Ordinance to 

take a "one size fits all" approach as the Form Based Code does and believe that the recently 

adopted MXTD and MXCD Zones, in concert with a new Rockville Pike Plan, will yield the 

development desired by the County. 

We would like to focus the majority of our testimony on the recommendations of our 

specific site. Unfortunately, as noted at the outset, because Willco did not own the Property at 

the time, we did not have the benefit of participating in the two-year RORZOR Zoning 

Ordinance revision process, which culminated in the comprehensive rezoning of a good part of 
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the City. Fortunately, the Rockville Pike Plan before you provides the opportunity to recommend 

that the Property, which is currently zoned MXCD, be rezoned to MXTD. Alternatively, if the 

Form Based Code is ultimately adopted, we would recommend that the street designations be 

revised from the current recommendation of Urban Center Streets to Urban Core Streets. This 

request is clearly justified based on the following: 

1. The exclusive basis for seeking MXTD is to allow an increase in the maximum height 

level which is 75' under the MXCD to 120' as allowed in the MXTD Zone, in order to 

yield greater densities at this Transit-Oriented site. 

2. The Property is located less than one-quarter of a mile from the Twinbrook Metro 

Station. This location, which places the Property within an easy two-block walk of the 

Metro, should be part of the Core Transit Area. 

3. Buildings with a maximum height of 120' on the Property would be entirely compatible 

with the surrounding uses. 

a. To the north - the properties located immediately to the north are zoned MXTD, 

which permits 120' and sometimes up to 150' maximum heights. 

b. The Midtown Bethesda North Condominium building immediately south of the 

Property is 20 stories. 

c. West - The properties are slated for the White Flint II Sector Plan. While not 

determinative, the White Flint I Plan permits heights of 200 feet for sites located a 

comparable distance from a metro station as these adjacent County sites. 

d. East - Properties across the rail line are zoned Transit Mixed Use and Light 

Industrial and are recommended for mixed-use and continued industrial use, with 

heights to be determined at Site Plan. 
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4. The Property is nowhere in the vicinity single-family residence. 

5. Twinbrook Parkway presents an arbitrary line for distinguishing zoning. The site should 

be zoned the same as sites immediately across Twinbrook Parkway. 

We appreciate the opportunity to explain why greater heights are appropriate for the 

Property and look forward to further discussions with you on this matter. We will be submitting 

written comments to the record. 

#10162250 vl 
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Holland & Knight 
3 Bethesda Metro Center, Suite 800 | Bethesda, MD 20814 | T 301.654.7800 | F 301.656.3978 
Holland & Knight LLP | www.hklaw.com 

Testimony of Patricia A. Harris - Holland & Knight LLP 
Planning Commission Hearing on Rockville Pike Plan 

March 16, 2011 

Good Evening. Patricia Harris, with the law firm of Holland & Knight. My 

comments this evening are intended as an overview of our concerns and observations 

regarding the proposed Pike Plan and Form Based Code. I will be submitting for the 

record written testimony which sets forth in detail, concerns with respect to specific 

provisions of the Plan and Code. 

In general, I am encouraged by the Rockville Pike Plan. To some extent, it picks 

up on many of the recommendations of the 1989 Rockville Pike Corridor Plan and 

advances those recommendations into the 21st Century. The Plan recognizes the 

importance of Rockville Pike as a retail corridor and also promotes the concept of 

concentrating mixed use development at Metro Station locations. 

However, I do have issue with the Plan and Code's height recommendations for 

those areas in close proximity to the Metro Station. Areas within 1/4 of a mile of a Metro 

Station need to be priority number one growth areas and are the precise areas where 

Rockville's inevitable growth should occur. 

The height recommendations severely undercut the objective of concentrating 

development at Metro Stations. Along Rockville Pike, the height recommendation 
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represents a 40% reduction over the current MXTD Zone. Rockville Pike is proposed as 

a 200' ROW - and as the City's consultant himself said, a general tenet of urban design is 

allowing buildings heights comparable to street ROW widths. 

I want to focus my remaining testimony on the Form Based Code. As one of the 

handful of RORZOR "groupies" here tonight, who attended and participated in two years 

worth of meetings, I was more than a little surprised when the City proposed, less than 

two years after the adoption of the current Code pursuant to RORZOR, an even newer 

code for the Rockville Pike Plan area. My first question was "why?" — what is wrong 

with the well thought out, MXTD and MXCD Zones - except that as a result of the 

economy they have gotten little use. 

The Form Based Code is much too specific in terms of the permitted building 

design. It essentially dictates building design and leaves very little, if any, room for 

flexibility. Property owners should be afforded the latitude to design buildings, within 

reasonable code restrictions, in accordance with an individual design. In addition, 

projects that are greater than 40,000 square feet are still subject to the Site Plan review 

process. One of the basic premises of a Form Based Code, the streamlining of the 

process, does not even exist. 

Before going much further, I would urge the City to closely examine what, if any, 

benefits the proposed Form Based Code provides over the existing Code. I would submit 
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that the existing MXCD and MXTD Zones, in concert with the Pike Plan, are the tools 

necessary for the City to achieve its vision. 

Finally, a word about the APFO. If the City is not open to modifying its APFO to 

reflect Rockville's evolution away from a strictly suburban environment, there is no 

reason to continue considering the Pike Plan. The reality is ~ employment and 

residential growth are going to occur. The City can elect to either bar all future growth 

and thus be adversely affected by the growth occurring around the City and the stagnation 

which will occur within the City, or elect to play an active role in how and where growth 

is to occur. 

#10192054 v l 
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Testimony of Anthony Greenberg - The JBG Companies 
Planning Commission Hearing on Rockville Pike Plan 

March 16, 2011 

Good Evening, Tony Greenberg with the JBG Companies. JBG is a long term property 

owner of a significant number of properties in Rockville, including Twinbrook Station, and 1700 

and 1800 Rockville Pike, which are located directly across Chapman Avenue from the 

Twinbrook Metro Station and are subject to the Pike Plan. JBG's Twinbrook portfolio, though 

located in the County, is very much a part of the Twinbrook community. For these reasons our 

company is committed to the future of Rockville, and in particular, to the South Pike area of the 

Rockville Pike planning area. Accordingly, JBG has a significant interest in the 

recommendations and outcome of the Pike Plan, as well as the proposed Form Based Code. 

JBG is encouraged by the overall recommendations of the Pike Plan. The proposed Plan 

recognizes the economic value of Rockville Pike and the importance of preserving and 

enhancing its value as a retail corridor. At the same time, the Plan also acknowledges the 

importance of concentrating development in Metro Station areas and that these are the precise 

areas where the future residential and employment growth of the City — growth which is 

inevitable — should be concentrated. We are encouraged by the Plan's vision that over time, 

these areas will become live-work-play destinations, which will result in a decreasing 

dependency on the automobile. JBG's primary concern with the Plan is the recommendation for 

Rockville Pike, which would preclude Bus Rapid Transit. We have been very involved in the 

White Flint Sector Plan which accommodates BRT in the median of Rockville Pike. BRT 

represents another future transportation advancement and the Pike Plan, if it does nothing else, 

should make sure BRT can become a reality. 
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The Pike Plan rightly recognizes that in order to achieve the future vision of Rockville, 

the City must revisit its APFO, as it relates to schools and traffic. While you have heard others 

suggest that the APFO should not be revised, the reality is that increases in both employment and 

residential populations will occur. If the City elects not to address the APFO and effectively 

place the City in a moratorium, all that will be accomplished is the City will be assured to 

experience all of the negative effects of growth immediately outside the City limits, such as 

congested roads as a result of through-traffic, and none any of the positives. Revision of the 

APFO, in concert with the Pike Plan, provides the opportunity to encourage growth where it is 

most desirable — at Metro Station locations. 

In terms of the Form Based Code, having participated very closely in the RORZOR 

process, JBG was very surprised to see this proposal as part of the Pike Plan. In 2007, the City 

embarked on rewriting the Zoning Ordinance, with the primary focus on the Rockville Pike 

zones. After two solid years and very many meetings, many of which JBG participated in to 

ensure that the end result was a workable zoning ordinance, the City adopted the MXTD and 

MXCD zones. These zones themselves are a variation of form based code, in that their primary 

focus is on the urban form. The most disconcerting aspect of the proposed Form Based Code is 

its very specific, prescriptive, one size fits all approach. By way of example, the Form Based 

Code would limit our choice of facade materials to four, and then proceed to limit the accent 

materials, which per the Code can not exceed 5 percent of the facade, to four types of materials. 

This micro managing approach to design stifles creativity and provides for no flexibility. In 

addition, it ignores the fact that every site is different and each will likely require some type of 

unique design response. We have a number of specific concerns with many of the requirements 

of the form based code and will be submitting those in writing with our written comments. 
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In closing, we would like to remind the City of the old adage — if it is not broke, do not 

fix it — which is directly on point in this case. We neither see, and nor have we heard, any 

justification or need for the City to consider a new zone at this time. Instead, we believe that the 

"new" MXCD and MXTD Zones, in concert with the proposed Pike Plan, are well suited to 

further the City's objectives. 

#10186752„vi 
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Rockville Pike Master Plan Testimony submitted by Rockville Economic Development, Inc. 4/13/11 

As the economic development arm for the City of Rockville, REDI was asked by Mayor and Council 

members to review and comment on the proposed Rockville Pike Master Plan.  Our focus is on building 

the tax base through economic development to fund City priorities, encouraging economic vitality in our 

business community, and providing opportunities for our residents to prosper. 

The REDI board has met with Rockville staff and with some of the consultants.  A REDI sub-committee 

was formed to review the plan in greater detail; this testimony was developed by the sub-committee 

and approved by the full board of directors.  The focus of our remarks is overarching principles.  There is 

also a level of detail in the plan that is not addressed in these remarks; it would require more time and 

resource than we had available. 

Our initial impressions are that the proposed plan focuses on the Pike’s transportation challenges, on an 

approach that will be used to regulate the built environment, and on the addition of housing.  The plan 

proposes a multi-modal approach to the Pike, a complementary street grid in the South Pike area, and 

an acceptance of greater density at the Twinbrook Metro station. While REDI supports these positive 

components, we have some concerns about the viability of reaching these goals without some attention 

to the economics and an overall driving vision. 

From an economic analysis perspective, several key questions need to be asked.  “Does the plan create 

sufficient economic value for the City?”  One way to answer that question is to understand the cost of 

both the required and desired infrastructure improvements proposed in the plan.  What is the cost of 

both the required and desired improvements?  What costs will logically be borne by the public sector 

and of that, what part by the federal, state, county and city governments?  What funding sources are 

proposed, e.g., a tax increment financing (TIF) district, government obligation bonds, or other 

mechanisms?  How much is expected from each funding source and when?  How much of the 

infrastructure cost will be borne by the private sector?  What funding sources will provide private sector 

money, e.g., residential and/or commercial property tax increases, special assessments, business 

improvement districts (BID’s) or business management districts (BMD’s), etc?  How much is expected 

from each source, and in which years?   

The answers to these questions are important because they will determine if the plan is economically 

feasible.  And, if the plan needs to be modified, should it be by lowering the infrastructure costs or by 

increasing the tax base on which the revenue is dependent, i.e., by increasing density?  These are 

questions that all stakeholders need to be engaged in, as was the case in developing the White Flint 

Master Plan.  The memo of 2/12/09 from the Montgomery County Planning Department (M-NCPPC) to 

the Montgomery County Planning Board is a model of this type of analysis and an approach we heartily 

encourage be adopted for Rockville’s section of the Pike.   

  REDI’s position is that the discussion about the future of the Pike can only move forward in a 

meaningful way if it is data driven and fact-based.  Some questions to gain further information on 

determining economic value may include, What are the trade-offs between public amenities, tax 

revenues and the likelihood that property owners will redevelop their parcels?  What is the value to the 
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City in terms of tax revenues?  Do the tax revenues generated by redeveloped properties cover the costs 

of the infrastructure?  Do the tax revenues possibly add to the City’s net revenues (as the White Flint 

revenues are projected to do for the County)?  Or, will there be a need to supplement the costs from 

other revenue sources?  REDI’s recommendation is that this type of analysis must be done sooner rather 

than later.  Once this analysis is completed then there can be an informed discussion on the basic trade-

offs that make up the overall vision for the Rockville Pike 

 It is REDI’s belief that very few if any of the existing properties meet the criteria laid out in the form 

code.  In order for that vision to be realized, properties will need to be redeveloped by both large and 

small property owners.  Can property owners realize sufficient economic return to warrant the 

substantial upfront investment required to redevelop a property?    Clearly, the answer is partly driven 

by market forces.  It can also be significantly affected by tax or fee increases.  Can the plan deliver the 

desired level of public amenities at a cost a redevelopment project can feasibly absorb?  If not, then the 

promise and potential of the Rockville Pike plan will never be realized.  REDI suggests the City either 

support an in-depth discussion, e.g., a weekend retreat, by representative stakeholders (property 

owners, business owners, residents and government) to work through these issues and/or, at the very 

least, add a public work session with property owners and businesses so their realities are well 

understood. 

This plan envisions retail as a primary use on the Pike in the near term.  The plan submits that the Pike is 

a significant retail destination today, and so it is logical to believe that it will be one in the future.  

Wishing it so, will not make it so.  REDI is concerned that the plan does not provide the vision, flexibility 

or inducements to support the desired retail outcome for the long-term.  Although there are many 

benefits to the form code approach that is recommended in the plan, it is still a very prescriptive 

approach.  If the plan is to create a truly exciting, vibrant environment, then it needs to shed more 

elements of the current land use approach where the vision is lost in the delineation of what is allowed 

and prohibited. There will need to be some inducement for the public to come to an area to spend 

money, and retail has long relied on the concept of anchors to provide this inducement.   REDI does not 

see the concept of anchors, a la a mall or Rockville Town Square, in the plan.  What assurances are there 

that national chains (the proposed anchors) will be willing to conform to a uniform built environment 

with hidden parking?  Where is the acknowledgment that auto dealerships are today’s key anchors for 

the Middle and North Pike … and that they certainly can exist in urban settings, as they do in Shanghai, 

Berlin and Bethesda?   Where is the evening activation so that retailers get several times each day to 

reach customers, and so that the residents of the new housing feel safe after dark with more feet on the 

street?  Where is the acknowledgment that retail is changing …two significant trends are on-line 

shopping and the mixing of retail and social interaction (as seen at Politics and Prose, Room and Board, 

etc.)?  

REDI believes the plan needs to create a vision, describe the desired character of the built environment 

and then provide the flexibility for it to be achieved.  The existing plan is simply too prescriptive, a with 

details that severely limit the potential outcomes.  For example, the 40’ required store depth effectively 

kills the possibility of small service retailers like newsstands, shoe repair shops, etc.  The components of 

the plan that support retail as a primary use on the Pike need to be reworked with much more input 
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from the retail sector…from all of the retail sector…to assure that the plan has the flexibility to 

encourage a strong retail environment on the Pike for the next 30 years.   

As an economic development organization, REDI thinks about job creation, about how many jobs are 

created and at what average wage.  REDI believes the amount of retail envisioned in the proposed plan 

is approximately equivalent to what exists today.  Additional jobs should allow people to work where 

they live.  If that is a shared goal, then the plan needs to incorporate strategies for job creation at wages 

that will allow people to afford Rockville’s cost of living.  As an example, the Twinbrook/Parklawn area is 

already called NIH-North and is populated by government labs and offices, as well as suppliers to the 

federal government, with average wages that were listed at $80,000+ several years ago.  The federal 

guidelines are fairly specific about the types of buildings needed, e.g., setbacks, in order to meet their 

security and size requirements.  Again, REDI fears that the plan is so prescriptive that it effectively 

excludes Rockville from competing for that sector.  We believe it is important to provide both the 

flexibility and the incentives to attract these and other high-wage job sectors, rather than provide 

obstacles for them.   

The plan is quite robust in its attention to the South Pike area.  The transportation options, street grid, 

greater density, etc. make effective use of the Twinbrook Metro station and larger land mass.  The 

Middle and North Pike sections pose more significant challenges as they are more constrained.  The plan 

suggests that those sections might be good homes for local retail and small businesses.  REDI believes 

there are some parcels that are large enough to function as anchors for a compelling vision and that 

more work needs to be done In order to realize the full potential of those sections. 

Finally, and probably most importantly, the REDI Board of Directors urges you to slow down the process.  

The current plan is a good starting point.  However, the plan is complex and dense, even for people who 

follow these topics.  It is unrealistic to expect the general public, whether business owner or resident, to 

spend the time to absorb the entire master plan and develop cogent commentary.  It cannot be 

absorbed from an evening’s presentation.  The REDI executive director has spent over 35 hours reading, 

thinking and writing about the plan and is far from being an expert on it; most people simply cannot 

afford to make that commitment.  REDI’s recommendation is to organize a thoughtful, intensive retreat 

of stakeholder representatives similar to the approach used during the planning for Rockville Town 

Square.  For RTS, seventy-five (75) stakeholders representing a variety of groups (residents, business 

owners, the development community and government) met for a full weekend of intense discussion.  

We believe that Rockville Pike deserves the same consideration and a lot more time to get it right. 

We urge the planning commission to support a complete analysis of the proposed tax base; the need for 

an infrastructure improvement cost analysis; providing a vision for the retail of the future; enabling the 

creation of high-paying jobs through a flexible environment; exploration of all of the Pike’s possibilities 

including the Middle and North Pike sections within the context of surrounding change; and a measured 

and thorough process that allows thoughtful, informed and meaningful participation of all the 

stakeholders.  REDI’s interest is in assuring a Rockville Pike Master Plan that will work for everyone; 

residents, businesses, and visitors.  A slower methodical process which engages all of the stakeholders 

and considers the points raised above would be welcomed.    
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Holland & Knight 
3 Bethesda Metro Center, Suite 800 | Bethesda, MD 20814 | T 301.654.7800 | F 301.656.3978 
Holland & Knight LLP | www.hklaw.com 

Patricia A. Harris 
301.215.6613 Phone 
301.656.3978 Fax 
patricia.harris@hklaw.com 

April 15, 2011 

VIA ELECTRONIC MAIL 
John Tyner, Chair 
Rockville Planning Commission 
100 Maryland Avenue 
Rockville, Maryland 20852 

Re: Rockville Pike Plan 

Dear Chairman Tyner and Members of the Planning Commission: 

As we testified at the Planning Commission hearing on March 16, 2011, we are 
encouraged by the proposed Rockville Pike Plan that picks up on many of the recommendations 
of the 1989 Rockville Pike Plan Corridor Plan and advances those recommendations into the 21st 

Century. The proposed Plan recognizes, for the most part, the importance of Rockville Pike as a 
retail corridor and also promotes the concept of concentrating mixed use development at Metro 
Station on locations. 

We wanted to take this opportunity to highlight three concerns with respect to perhaps the 
most basic component of the Rockville Pike Plan — Rockville Pike. These concerns pertain to 
visibility, parking and the inconsistency between the County and City's Rockville Pike section. 

The issues of visibility and parking relate to Rockville Pike's primary function as a retail 
street. Rockville Pike offers some of the most valuable retail real estate in the Washington 
metropolitan region and has been able to successfully and consistently attract high quality retail 
tenants. Successful retail establishments are critical to the area's economy and it is important 
that the recommendations of the Rockville Pike Plan work to promote this retail success. For 
this reason, we request that the City revisit the Pike Plan's recommendations with respect to two 
important issues: assuring visibility of retail establishments and providing convenient, accessible 
parking in proximity to the stores along Rockville Pike. 

Visibility: The death knell to a retail establishment is lack of visibility. Undeniably, there 
are certain retail stores that are clearly "destinations." The customer makes a deliberate choice to 
frequent such a store and in doing so makes a special trip, armed with the precise location of the 
establishment. The reality however for the vast majority of retailers is that they are reliant upon 
the impulse customer. This is the customer whose snap decision determines whether they are to 
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frequent a store. For these retailers, visibility of the retail establishment is absolutely critical to 
its success. Based on the current proposed Rockville Pike section, stores along Rockville Pike 
will be setback more than 58 feet from the major section of the roadway, thus compromising 
their visibility. This disadvantage is then exacerbated greatly by the proposed double row of 
trees located on the service median and in front of the buildings. While we recognize the 
benefits that trees can provide, there needs to be a balancing of objectives and the desire to have 
a heavily treed boulevard is inconsistent with ensuring the economic vitality of the retail uses 
along the Pike. Thus we request that the City reevaluate this component of the Pike Plan. 

Parking: It is absolutely critical that an adequate number of parking spaces be located in 
close proximity to, and within visual range of, the entrance to ground floor retail establishments. 
It has been demonstrated over and over that successful retail stores need to provide their 
potential customers with convenience parking. While there will likely not be a sufficient number 
of spaces to accommodate all potential customers, there needs to be enough spaces to create the 
perception that a customer may be fortunate enough to get one of these spaces. These parking 
spaces have often been referred to as "teaser parking" but they serve a very critical purpose. 

We support the Plan's overall vision which works to eliminate retail stores surrounded by 
a sea of parking. On the other hand, there needs to be a balance between the present situation 
with an excess of visible parking and the current Plan proposal which would effectively 
eliminate all but a very few number of spaces. More specifically, the proposed Rockville Pike 
Plan provides for very limited parking outside the Rockville Pike establishments and then only 
on the far side of the service road. In order to provide additional retail parking, we urge the City 
to evaluate alternatives, including spaces along both sides of the service road, parking 
configurations other than parallel spaces, and limited spaces along the property frontage, inboard 
of the property line. 

Rockville Pike Section 

We remain concerned with respect to the inconsistency between the County and City's 
plans for Rockville Pike and the difference in the two road sections. Most importantly is the 
inability of the City's section to accommodate the future Bus Rapid Transit ("BRT"). The 
proposed Rockville Pike Plan will likely remain in effect for more than twenty years. If the 
Rockville Pike Plan does nothing else, it should provide accommodations for this alternative 
mode of transportation. It is absolutely inconceivable to imagine that the City would adopt a 
long term Plan that does not facilitate the future use of BRT. The long term viability of the 
region, including the City, is dependent upon the development of alternative transportation 
modes and we urge the City to work closely with the County and SHA to this end. 

We appreciate the opportunity to highlight these concerns and look forward to hearing 
the Planning Commission's thoughts during the upcoming worksessions. 
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Sincerely, 

HOLLAND & KNIGHT LLP 

itricia A. Harris 

cc: Mr. David Levy 
Ms. Mayra Bayonet 
Ms. Cindy Kebba 
Mr. Tony Greenberg 
Mr. Dan Outen 

#10279227 vl 

Exhibit No 86



Exhibit No 87



Exhibit No 87



Exhibit No 87



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 88



Exhibit No. 89



Exhibit No. 89



Exhibit No. 89



Exhibit No. 89



Exhibit No. 89



Exhibit No. 89



Exhibit No. 89



Exhibit No. 89



Exhibit No. 89



Exhibit No. 89



 
City of Rockville 

M E M O R A N D U M  
 
 
 
April 27, 2011 
 
 
TO: John Tyner, Chair Planning Commission 
 
FROM: John Telesco, Chair, Traffic and Transportation Commission 
 
SUBJECT: Rockville Pike Master Plan: Traffic and Transportation Commission Comments 
 
This document summarizes Traffic and Transportation Commission comments on the Rockville 
Pike Draft Plan and is hereby submitted by a motion, made April 26, 2011, of that Commission. 
 
The Traffic and Transportation Commission disagrees with the Plan’s call to increase the Critical 
Lane Volume (CLV) Standard in order to reduce the number of intersections along the Pike that 
exceed the CTR-determined CLV threshold.  The Plan does not take issue with the validity of the 
current CLV Standard but simply acknowledges that this is the only way to adjust the City’s 
adequate public facility policy to permit additional traffic.  The Commission does not believe the 
CLV Standard or the adequate public facility policy, which are based on accepted standards, 
should be changed just to accommodate greater growth at the cost of gridlock.  Clogged streets 
will stifle rather than encourage development.  If a particular development is unable to mitigate 
its impact than it must be scaled back until it meets the City’s standards.  What is the point of 
having standards if as soon as there is a problem the standard is changed? 
 
 The Plan states that the problem with the current standard is that capacity is reserved once a 
development is approved even if it is not used.  The Plan suggests a capacity allocation system 
that does not weigh reserved capacity against demand for development, if 1) a new development 
introduces robust TDM measures that offset its traffic generating impact; and 2) enables the City 
to monitor the ongoing need for infrastructure capacity and restore capacity when it is no longer 
being used.  Such an approach ignores the fact that under current law the City cannot restore 
capacity if a developer waits for better economic times to fully build out an approved 
development.  One example is the Tower Oaks development.  The project was approved over 
twenty years ago and still is not fully developed.  Unless the law is changed to allow the City to 
disapprove a project, the proposed system is unworkable.  In addition, if a developer implements 
robust TDM measures that offset a project’s impact, then the fact that there is reserve capacity is 
irrelevant.  If you don’t take into account the reserve capacity, however, when the older project is 
built the City is left with failing intersections.  This is simply poor planning and should not be 
adopted. 
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The Plan suggests relocating bus stops within 200’ of intersections to facilitate access to 
pedestrian crossings.  In the Commission’s experience, a major factor in pedestrians being struck 
by vehicles along Rockville Pike is the failure to place bus stops near intersections.  The 
Commission supports the Plan’s recommendations but believes 200’ is too far from an 
intersection.  We suggest a standard of no more than 50’. 
 
With regard to the two design alternatives presented in the plan, the Traffic and Transportation 
Commission prefers Alternative Two because of its accommodation of pedestrians and 
bicyclists. The Commission has reservations, however, regarding potential conflict between the 
proposed service lane and through traffic at intersections. 
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